WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, January, 4, 2022
7:00 P.M.

Etiquette for
hybrid meetings

Meeting will be held in-person and via Zoom
Register for Zoom Meeting
Call by Phone: 1-646-558-8656
Meeting Packets can be found on Township website
Reminder to meeting participants: Please speak clearly into the microphone
CALL TO ORDER
REORGANIZATION
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: December 7, 2021
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
OLD BUSINESS
1. Comprehensive Plan Amendment: Future Land Use Text and Map Review
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: January 18, 2022

MEMORANDUM
DATE: December 30, 2021
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Amending the Future Land Use element of
the Township Comprehensive Plan
Background
The Comprehensive Plan is one of the most basic planning tools enabled by the Pennsylvania
Municipalities Planning Code, and the future land use element has the most long-reaching
effect, serving as the foundation for Zoning and other land use regulations. Our current
Comprehensive Plan was adopted in 1995 but with major updates in 2015 and 2019.
At the meeting on November 16, 2021, Staff suggested a number of revisions to both the text
and the Future Land Use map, noting that we did not have a single, readily comprehensible
map to provide to anyone who would be interested in seeing Township policy illustrated in
this way. Furthermore, we observed that parts of the map were no longer consistent with
current development or current policy.
Staff Comment
Please find attached three items for your consideration and our discussion at the meeting:
•

Clean and red-line versions of Chapter 3, Section 3 of our Comprehensive Plan. The
text of both documents is identical, but the red-line version allows you to see what text is
new and what is being carried over from the current document. As we noted in
November, the basic policies have held up remarkably well since 1995 – especially
considering that the 1995 Plan predated things like the Exton by-pass, the acquisition of
Exton Park, and widespread use of the internet. One fun fact that I managed to work in
was that 1995 was also the first year that you could buy books (and ONLY books) from
Amazon. I also refer to the Comprehensive Plan before that one – 1974! – which included
a future land use map that established a policy almost identical to what we are promoting
today – although much simplified.

•

Draft version of Future Land Use map. As we discussed in November, this map is a
mash-up of the map from the 1995 Plan, the map from the 2015 Corridors Plan, and some
further tweaks that we’ve made based upon both the November discussion and our own
thoughts. Naturally, the map needs to fit with the text, and even now we can see ways
that we can do this better. But this is the first draft, and we want to be sure that the
Commission concurs with what we’ve drawn and written before proceeding further.

At tonight’s meeting, Staff will be prepared to review and discuss these items with the
Commission.

Attachments
1.
2.
3.
4.

Red-line version of “Chapter Three: Growth Management Plan / Section 3: Land Use Plan,” dated
January 4, 2022.
Clean version of “Chapter Three: Growth Management Plan / Section 3: Land Use Plan,” dated
January 4, 2022.
“Land Use Map” map from 1974 Comprehensive Plan (to be included in 2022 version as Figure 3.3.2).
Draft Future Land Use Map.
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SECTION 3: LAND USE PLAN
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The Land Use Plan (Figure 3.3.2) ties together all the elements that make up the
Comprehensive Plan Update. It thus becomes the primary reference against which land-use
decisions, as well as decisions on major public expenditures, can be measured for the next
ten to twenty years. The Land Use Plan is concerned with the proposed location, intensity,
and amount of different uses. It strives to be in harmony with trends affecting economic
development in the township and its environs, the county and the surrounding region, which
mirroring the values, needs, and expectations of township residents.

Formatted

The Land Use Plan, as well as the other specific elements of the Growth Management Plan, is
oriented toward planned development of West Whiteland Township through 2013, and reflects
a moderating rate of residential growth, a balanced land-use mix, conservation of natural and
cultural resources, and efficient utilization of existing systems. The Growth Management Plan
is based upon a 2013 West Whiteland Township population of between 16,000 and 17,000
persons and an increase of about 1,600 housing units above the present inventory of built
dwellings.
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The land use plan establishes policy regarding the location and intensity of different land use
types. The Future Land Use Map (Figure 3.3.3) illustrates how these policies are to be
accommodated on the ground. The Pennsylvania Municipalities Planning Code requires that
we plan for the next ten years, but that is a minimum requirement, and we have chosen to
continue our past practice of looking farther. This plan therefore considers how we may
accommodate anticipated growth through the year 2040, including but not limited to
additional residents.
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Figure 3.3.1 - Population
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West Whiteland
Twp.
Chester County

2010
Census
18,274
498,886

2020
Census
19,632
+ 7.4%
534,413
+ 7.1%

2030
Projection
26,104
+ 33.0%
586,300
+ 9.7%

2040
Projection
26,845
+ 2.8%
620,391
+ 5.8%

2050
Projection
27,477
+ 2.4%
645,673
+ 4.1%

SOURCES: Chester County Planning Commission, Delaware Valley Regional Planning Commission, U.S. Census Bureau.

Our land use plan is based upon policies that were established by the Comprehensive Plan of
1995; updated by the Lincoln Highway and Whitford Road Corridors Plan, which was adopted
as an amendment to the Comprehensive Plan in 2015; and augmented by a study of the Exton
Crossroads area conducted by the Urban Land Institute in October 2020. The 1995 Plan used
figures from the 1990 census, when the Township had a population of 12,403. Even though
that Plan recognized that West Whiteland was poised for significant growth, it projected a
2020 population of only 17,060 – considerably less than the 19,632 residents counted in the
2020 census.
As shown in Figure 3.3.1, the Township grew a bit more rapidly than the County as a whole
between 2010 and 2020, and both outstripped the state growth rate of 2.4% over the same
period: southeastern Pennsylvania continues to be the fastest-growing part of the state. The
1
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projections anticipate very rapid increases in population through the 2020’s, tapering off
during the 2030’s. Once again, we find ourselves in a period of growth and are reminded of
the challenge presented by the need to balance that growth with the desire to preserve the
character of our neighborhoods.
Residential development is only one aspect of growth. Since Europeans first settled here in
the eighteenth century, the area that is now West Whiteland has been the site of economic
activity as well as a corridor for overland travel. This combination of uses assured that the
Township never became a mere “bedroom community” but always featured a mix of land uses
and activities that have resulted in it being the suburban center that it is today. The 1995
Plan anticipated that the Township would soon be “built out;” that is, that the time was
coming when there would be no large areas of land left for development and open and green
spaces would be preserved only if we were intentional about it. That time has now arrived,
yet we continue to grow, and our growth is affected by a variety of factors:
•

•

•

When the 1995 Plan was adopted, the Township’s position as a retail hub seemed
unassailable. Exton Square was the only regional shopping center between King of
Prussia and Lancaster, the Whiteland Towne Center and Fairfield Place sub-regional
centers had just opened, and by 2000 Exton Square had completed a massive
expansion that added three major department stores to what was once a single-anchor
mall. 1995 was also the first year that you could buy books (and only books) from a
company called Amazon using a personal computer connected to something called the
“internet.” It is hard to overstate the impact of Amazon and the e-tailers that
followed as well as of the internet generally upon the retail landscape. Communities
everywhere are now promoting the redevelopment of once-thriving malls and retail
centers, re-thinking how much land is needed for retail uses.
The suburbs have long provided a way for people to have well-paying jobs in an urban
setting while enjoying the quieter, greener environment of the countryside. The term
“quality of life” came to be used to describe the balance of convenient access to
jobs, housing, shopping, good public schools, open space, and entertainment desired
by many. West Whiteland residents enjoy a high quality of life, but we must take care
to keep these benefits, lest we be a victim of our own success.
Running through the center of the Township, the Chester Valley has long provided a
convenient path for east-west travel by early roads like the Lancaster Turnpike (now
Lincoln Hwy.), important railways that included the “main line” of the Pennsylvania
Railroad, and – more recently – the Exton by-pass and the Chester Valley Trail. This
variety of transit options continues to be a defining characteristic of the Township –
perhaps too much so, as many residents are concerned about the volume of traffic on
our major roads. Much of this traffic neither originates nor ends in the Township, so
Township planning policy is not an effective means of reducing its volume. However,
we can plan to reduce our residents’ reliance upon private cars through traditional
mass transit (i.e., fixed-route busses and trains), new ride-share services like Lyft and
Uber, and bicycle and pedestrian paths that are not just recreational but also provide
access to shops, restaurants, and workplaces. Cars are changing too: electric and
hybrid vehicles are increasingly common, and several manufacturers have announced
dates by which they will cease production of gasoline- and diesel-powered vehicles.
As fast-charging stations replace gas stations, we must consider their infrastructure
needs, even as we celebrate the removal of underground tanks holding thousands of
gallons of petroleum products. Proponents of fully autonomous vehicles have so far
been over-optimistic about the technology, but road vehicles have an increasing
2
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amount of driver assists, and autonomous drones capable of carrying packages and
people through the air are in development. Both have the potential to affect road
design, parking demand, and access considerations.
•

Housing dominates the West Whiteland landscape beyond the Exton Crossroads and
Lincoln Highway Corridor. As one would expect in a suburban community, we have a
lot of single-family detached homes in a variety of sizes and styles; however, even as
far back as 1990, this type of housing accounted for only about 55% of the stock with
townhouses and apartment buildings making up the rest. We expect that there will
always be a market for freestanding homes with spacious yards – especially among
households with school-aged children – but we are witnessing a growing trend toward
townhouse communities and apartment buildings at higher price points. Developers
tell us that there is strong demand for luxurious, well-appointed homes with minimal
maintenance responsibilities for the resident. As the “baby-boomers” (those born
between 1945 and 1964) continue to age and to retire from the work force, we expect
that we will see increasing demand for housing to accommodate age-related needs.
This will not only affect the physical aspects of housing (e.g., smaller homes with less
required maintenance), but regulatory issues, such whether to allow semi-independent
dwellings, or “accessory units,” within single-family homes for use by an aged family
member or a caregiver.
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•

In March 2020, the Township experienced the first effects of the COVID-19 pandemic
as most shops, schools, and workplaces shut down for a time. People quickly learned
internet and telephone applications for shopping, education, working, socializing,
entertainment, and general communication. As of this writing, the most severe
restrictions have eased, but we are still living with some of the effects. While we look
forward to more and more in-person interaction, we expect that some of the changes
forced by the shut-downs only accelerated trends already in motion and will be part of
a “new normal,” post-COVID. Many found that they could work from home and be just
as productive as at an office. This suggests that the demand for office space and
business parks may drop still further, even as homes incorporate intentional workfrom-home spaces rather than a perfunctory “home office.” Our outdoor recreational
spaces found new users and increased popularity. More restaurants provided outdoor
dining – in some cases nearly year-round – and restaurants and other retailers offered
home-delivery to a greater extent than they had before. Some retailers adapted
restaurants’ take-out concept to “BOPIS,” or, “By On-line, Pick-up In Store.” If these
adaptations turn out to be permanent, they will affect the demand for recreational
spaces and business offices; retailers and restaurants may need less indoor space for
on-site customers and more outdoor space for delivery services and customers picking
up orders; and mass-market retailers like Target, and Walmart may find that their
stores can be smaller even as they construct ever-larger warehouses to compete with
on-line retailers.
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General Description
The Land Use Plan incorporates a Town Center concept (Figure 3.3.1) to provide for orderly
growth. The concept provides a mechanism for accommodating certain types of commercial
and residential development expected over the next ten to twenty years while controlling the
impacts of this development on established residential neighborhoods and on the major open
space area in the township. A mixed-use Town Center area, inclusive of existing development
and potential development sites in the vicinity of the Exton Crossroads at Business Route 30
3
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and Route 100, is central to the Plan, literally and figuratively.
The Land Use Plan contains a combination of ideas for residential, commercial, industrial and
open space uses in the township:
The 1974 Comprehensive Plan marked out the Exton Crossroads – the intersection of Lincoln
Hwy. and Pottstown Pk. – as the most appropriate place for the densest development in the
Township. As shown on the 1974 Land Use Map (Figure 3.3.2), the Crossroads was to be a
“commercial core” while the Lincoln Hwy. corridor would be for “industrial” use and all the
remaining land for “residential” use: “medium density” surrounding the northern end of the
commercial core and between Burke and Ship Rds. south of it. The 1995 Comprehensive Plan
revised this policy to make the Crossroads a “town center” with a mix of uses, not just a
commercial area. That Plan stated that the Town Center would be “…a mechanism for
accommodating certain types of commercial and residential development expected over the
next ten to twenty years while controlling the impacts of this development on established
residential neighborhoods and on the major open space area in the township.”
The zoning regulations that implemented the Plan – and which are largely still in effect –
promoted this policy by allowing a wide variety of residential and non-residential uses in the
area around the Crossroads and somewhat less dense non-residential development along the
Lincoln Hwy. Corridor – although some residential areas were allowed at the eastern and
western edges of the Township. The parts of the Pottstown Pk. Corridor beyond the Town
Center are flanked by medium-density residential areas, and the remaining outer corners of
the Township are lower density residential areas and open space.
The “Lincoln Highway and Whitford Road Corridors Plan” was a 2015 amendment to the
Comprehensive Plan that refined earlier policy: it was clear that the demand for office and
light industrial space along the Lincoln Hwy. corridor anticipated in 1995 was not going to
materialize, but there was increasing pressure for higher density residential areas. The 2015
amendment responded to this by retaining the policy of mixed-use development for the
Crossroads and industrial development for the existing business and industrial parks along
Lincoln Hwy. and Whitford Rd. in the western part of the Township, but it added places
where higher density residential areas could be accommodated along Lincoln Hwy. in the
eastern part. While it called for some different uses of land, what remained intact was the
idea that the Crossroads and Lincoln Hwy. corridor were where higher density development
belonged, preserving and supporting the lower density residential areas in the outer corners.
The Township had long promoted sidewalks and recreational trails for both pedestrian and
bicycle use, but the opening of the Chester Valley Trail through the center of the Township
and its nearly instantaneous popularity brought this policy into the forefront. People started
to realize that trails were not only recreational but could be used for travel: you could GO
somewhere on a trail. The Township amended the Comprehensive Plan again in 2019 to
include a Township-wide Bicycle and Pedestrian Plan. Using the Chester Valley Trail as its
foundation, the Township’s plan shows extensions and additions to the sidewalk and trail
networks along with critical connections. While the recreational benefits are clear, the Plan
seeks to enhance the trail network so as to provide an alternative means of transportation
such that residents can travel to work or other attractions without needing a car – an
attractive option when the roads are congested.
Formatted: Font: Trebuchet MS, 9 pt
Formatted: Font: Arial Black, 9 pt
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By the late 2010’s, retail activity was declining, and several significant residential projects
were constructed in the Crossroads area, continuing the transformation to a mixed-use area
first envisioned in 1995. The Township recognized that this shift in demand and development
type presented a once-in-a-generation opportunity to plan for a renewed Exton Crossroads.
In October 2020, a Technical Assistance Panel convened by the Philadelphia chapter of the
Urban Land Institute (ULI) at the invitation of the Township completed a report called “The
Crossroads: Developing a Unique Town Center Identity.” The conclusions of the Report
supported the long-standing policy of having the Crossroads be the focus of development in
the Township and provided practical recommendations for enhancing the sense of place and
overall ambiance of the area around the Crossroads.
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Our population has grown by nearly 60% since the 1995 Plan was adopted; the 1995 Plan also
predated the completion of the Exton By-Pass, the expansion of Exton Square, the creation of
Exton Park, and the technological revolution enabled by the internet and smart phones.
Despite these profound changes, the basic development model for the Township has served us
well and we see no reason to change it: the Exton Crossroads and immediately surrounding
area is our “Town Center” and is best suited to accommodate a mix of uses at the highest
density allowed in the Township; the Lincoln Hwy. corridor will provide for a mix of office,
retail, light industrial, and residential uses at a somewhat lower density; the Pottstown Pk.
corridor provides access to medium-density residential areas; and outer corners will be set
aside for lower-density residential areas as well as the most significant open space and
recreational spaces. The Future Land Use Map (Figure 3.3.3) illustrates this policy in more
detail and is based upon the Land Use Plan from the 1995 Comprehensive Plan as amended by
the 2015 Lincoln Highway and Whitford Road Corridors Plan. Policies for the provision of
space for various uses are little changed since 1995:
Residential

•

Existing lower-density residential neighborhoods in the outer corners of the Township
will to remain generally as is, with opportunities, where available, foralthough
compatible residential infill will be permitted.;

•

Clustered low-density residential development, in combination with extensive publiclyaccessible open space areas, on the Church Farm School properties;

•

New mMulti-family (apartment) buildings, single-family attached homes (townhouses
and carriage homes), and smaller-lot single-family detached homes will be
accommodated residential development in andor adjacent to the Town Center, along
the Lincoln Hwy. and Pottstown Pk. corridors, and in areas within walking distance of
SEPTA rail stations.

Retail
•

Focused on the Town Center and integrated with Town Center office, residential,
institutional and open space uses;.

•

Limited neighborhood retail areas, to encourage local walk-in patronage.

Office
•

New office development focused on the Town Center and integrated with Town Center
retail, residential, institutional and transit facilities;
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•

Expect demand for new office space will be limited, but maintain and support existing
Continued low-intensity campus-type office developments along Business Route
30Lincoln Hwy. east and west of the Town Center, and southeast of the U.S. Route 202
interchange, and around the intersection of Valley Creek Blvd. and Swedesford Rd. A
new area for this type of development along the East Whiteland Township line between
the Chester Valley Railroad right-of-way and Church Farm Road.

•

Accommodate within Town Center as part of desired mix of uses.

Industrial
•

SupportIntegrated into existing industrial areas: heavy industry along Clover Mill Rd.
and light industry along National Rd., the west end of Commerce Dr., and in the
Oaklands Corporate Center.

Open Space
•

A continuous open space network, based primarily on natural-feature corridors,
connecting to larger park and green spaces;

•

Major open space areas on the Church Farm School properties.

•

Support development of open and recreational spaces available to the public, including
Exton Park and the smaller public parks.

•

Require permanent open, recreational, and green spaces as part of new development
(both residential and non-residential).

•

Prohibit development of environmentally sensitive lands, including but not necessarily
limited to FEMA-designated flood hazard areas, wetlands, and steep slopes.

Care should be taken in relating the picture of future development in Figure 3.3.2 to
expected development through the planning horizon of about twenty years. The Land Use
Plan has built-in slack; rather than being Please note that Figure 3.3.3 is not intended to be a
strict representation of the twenty-year “build-out,” it illustratesbut an illustration of those
areas in which particular land uses can beare supported by the policies of the Plan.
At the Exton Crossroads
The Land Use Plan emphasizes promotes a mix of office, retail, residential, institutional, and
open space uses in each quadrant atof the township's centralExton cCrossroads area, Business
Route 30 and Route 100. The intent is toThis provides a clearly-defined, single location in the
tTownship for itsthe most intensive kinds of uses, configured in such a way as to increase
opportunities for “one-stop” patronage of several kinds of facilities, reduced rates of autotrip generation, and increased opportunities for pedestrian circulation. Some of the bBasic
principles for the future of the cCrossroads area are:
•

Each quadrant at the crossroads becomes an area forprovides a mix of retail, office,
residential, institutional, and open space uses, with good physical connections among
uses in each quadrant to encourage a “walking downtown” pedestrian-oriented
environment within each quadrant. This policy was first articulated in the 1995
Comprehensive Plan and was also recommended by ULI in their 2020 Report.

•

Improved connections among the from one quadrants to another are established.
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These include a new The 1995 Plan promoted a “Town Center Loop” road made up of
portions of existing streets combined with new road segments to form a complete ring
connecting the quadrants, with the possibility of shuttle bus service operating from
quadrant to quadrant. With the completion of Waterloo Blvd. and Commerce Dr., this
loop now exists and even includes the possibility of an extension west of Whitford Rd.
to include the new J Creekside and Waterloo Reserve communities. Transit vehicles
would also use the Loop, as could private vehicles, depending on several factors. The
1995 Plan also noted that Ppedestrian bridges over Route 100 could alsoPottstown Pk.
would connect the easternly quadrants to those on the west side of this principal
arterial road. While such bridges would be ideal – especially for the Chester Valley
Trail crossing – their cost would be significant, and a handicapped-accessible design
could require more space than is available. Even so, we remain open to this possibility.
•

Structured parking for retail and office uses is developed on several or all of the
quadrants, to reduce the extent of land area devoted to parking lots and allow for a
closer integration of the different uses in each quadrant.The 1995 Plan promoted
structured parking in the interest of reducing the land area given over to parking. This
remains a valid course of action, particularly if the structure accommodates other uses,
but the increasing prevalence of ride-sharing services, retailers’ provision of take-out
and BOPIS options, and ability to walk or use a bicycle for shorter trips suggest that the
overall demand for parking may be falling. While sufficient parking must be available
to serve residents and business patrons safely and without undue congestion, creative
alternatives to the construction of extensive surface parking lots are welcome.

•

Connections between new residential and office developments and the SEPTA R-5 train
station(s) and other transit opportunities are created. In limited circumstances this
may include “walk-in” connections to an expanded and improved Exton train station.
In most circumstances this would include weather-protected, convenient shuttle bus
stops built into new developments. Some of these locations would double as transit
stops.

•

Improvements to Business Route 30 Lincoln Hwy. in the Town Center area as the road
evolves from a regional thoroughfare bordered by highway commercial strip
development into a street with a to provide character more like a landscaped
boulevard. The opportunity to “reinvent” the Lincoln Highway (Business Route 30)
comes with the impending opening of the Exton Bypass, which will replace Business
Route 30 as the regional east-west highway. Improvements may include increased
setbacks, underground electrical utilities, shared driveways and parking lots, revised
signage and lighting, and more landscaping.

These approaches to theBy establishing a mixed-use Town Center, the 1995 Plan sought are
intended to address many of the current and prospective land use and traffic problems in
West Whiteland Township brought aboutcaused by athe proliferation of auto-dependent retail
uses not only at the Exton Crossroads as well as, but also extending east and west from this
point along Business Route 30 Lincoln Hwy. and northward along Route 100Pottstown Pk.
towards the township boundary with Uwchlan Township. These were valid points, but a
thriving Town Center will not in itself resolve traffic problems and is likely to generate
additional traffic. However, a Town Center that emphasizes walkability and aesthetic quality
is bound to be more visually appealing than a landscape designed to prioritize automobiles.
As in the 1995 Plan, the current Future The Land Use Plan establishes a clear perimeter to the
Town Centerarea of the township intended for retail uses, encourages complementary and
promotes the addition of office, residential, and institutional uses to join the existing retail
7
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activities and form in the interest of providing a balanced land-use mix, reducing the need to
use a car for all tripsaddresses the auto dependency issue, and holds out thecreating an
opportunity to improve the character, image, and quality-of-life of the community.
This latter point is a key aspect of the Plan. On the ground, the extent of West Whiteland
Township borders aren’t isn’t obvious: – the township blends seems to flow seamlessly into
the adjacent municipalities at its borders. More significantly, perhaps, tThe center of the
community is not clearly defined either: . The “Exton Crossroads” is a well-known location in
the region, and the construction of Main Street at Exton has helped provide a clearer sense of
place – particularly with the addition of the Township Building and residential areas - but
other nearby has scant associations with the township – there is nothing “civic” or
“community” there. Close by, in fact, are several significant community facilities (– the
Township Building, Miller Park, the post office and the library, for example) – but these are
disjointed elements, pieces of a puzzle that are isolated, never cominge together themselves
or with the other component parts of the area to produce a coherent place that is clearly the
center of athe community. The Future Land Use Plan proposes that the existing uses found in
each of the quadrants at the Exton Crossroads, together be augmented with new elements to
be constructed over the planning period, be knitted together to make a place that, owing to
its abundant opportunities and pleasant surroundings, acts as a magnet for tTownship
residents and visitors alike, while providing makes them eager to spend considerable time
there, and that is also an appropriate anda recognizable representationemblem of the
tTownship to visitorsthe world beyond.
The Future Land Use Plan addresses is concerned with land uses at a fairly general level. – its
view is the township as a whole. The 1995 Plan noted that their recommendations for the
Town Center required a more detailed examination of the circumstances and potentials of the
Crossroads area itself, and called for the preparation of an exploration beyond the scope of
township-wide land-use planning. In order to carry the Land Use Plan’s recommendations
with respect to the Town Center forward, a more-focused Town Center Plan needs to be
developed. Since the Town Center Plan follows from and is a more-detailed study of the
recommendations of the Land Use Plan, preparation of a Town Center Plan is the logical first
step towards implementing the Land Use Plan. The 2020 ULI Report was the first step in
creating such a plan and was able to assess the impact of the many changes to the Crossroads
area since 1995. That Report also generate a number of recommendations that need to be
addressed as we move toward the creation of a vibrant, welcoming Town Center.
Beyond the Town Center
The Future Land Use Plan depictsaccommodates less intensive land uses arranged outside the
limits of the Town Center, with an emphasis on conservation of open spaceenvironmentally
sensitive areas, selective infill of residential neighborhoods, new low- and medium-density
housing development, and opportunities for low-intensity business park and light industrial
usesgrowth.
Conservation of open spaceenvironmentally sensitive areas includes the protection of natural
resources, such as floodplains (or “flood hazard areas”), wetlands, steep slopes areas, and
woodlands, and ridge lines. The Future Land Use Plan indicatesshows how the web of FEMAdesignated floodplains in the township as flood hazard areas can provide the backbone of a
permanent open space network extending throughout the community, incorporating existing
and prospectiveconnecting parklands, environmental features, utility and transportation
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corridors, and a golf course. The intent is to ensure that the maximum achievable acreage of
open space be retained in West Whiteland as it heads towards its full “build-out,” that
critical natural elements are protected, that sufficient park and recreation opportunities are
created, and that the prospect of open space linkages among designated parks,
neighborhoods, and the Town Center be encouraged for resident mobility and recreational
enjoyment.The 1995 Plan was understandably concerned that the growing population
continue to have access to open space areas. This concern was addressed in a significant way
with the acquisition by the Township and Chester County of approximately 700 acres of land
from the Church Farm School, creating what is now Exton Park. Smaller Township parks like
Boot Road Park, Catov Park, and Roscioli Park now provide recreational and open space areas
in other parts of the Township. In combination with privately owned areas of permanent
open space – as are required for most residential developments – the Township is now in the
enviable position of having fully 20% of its area in protected open space.
The open space system has the added benefits of affording natural buffers between differing
land uses and the creation of attractive landscaped parkways along major roadways.
Residential Uses
The housing element of the West Whiteland Township Growth Management Plan (see Section
5 of this chapter) explains in detail the intended locations for residential use, incorporating a
gradation of densities. Distinctions among residential categories are made The Future Land
Use map classifies residential areas according to gross density limits rather than by specific
housing types to increase flexibility in responding to natural site conditions, recreational
needs, and market demands for a range of housing types and site sizes. On newly-developing
tracts, it is intended that this flexibility should lead towards open space conservation, as well
as the opportunity for development of a range of housing types to meet the needs and desires
of the present and future residents of the township.
Residential infill describes the sensitive integration of new dwellings into the tTownship’s
existing fabric, including and encompasses the addition of compatible residential
development on vacant and undeveloped parcels in existing neighborhoods.
In general, low- density development is proposedshown for most of the residential areas,
of the township intended to be residential, reflecting the present generally single-family
detached dwelling existing character of these areas township and reinforcing this quality into
indicating Township support for these neighborhoods into the future. The Town Center
area, on the other hand, where retail services, transit, community facilities, and jobs are
all potentially within walking distance from residences, is designated as the most
appropriate location in the township for higher residential densities. Medium density
residential uses, still likely to be single-family detached dwellingswhich we expect will
be townhouses and single-family homes on smaller lots, are relatively closer to the Town
Center and to major roads than the low- density areas.
Light Industrial Uses and Business Parks Uses
The areas shown for these uses on the Future Land Use Planmap are essentially those
indicates three areas that have already been in such use for some time:locations for some
light industrial/business park development as the most appropriate for continued and
expanded uses of these kinds. These areas are East Business Route 30, generally to the east
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of the Lincoln Hwy. corridor between Ship Road as far asand the Church Farm School as well
as the area; west of the Town Center to the East Caln Township line, between West Business
Route 30 and the Route 30 Bypass; and in the vicinity of the U.S. Route 202 expressway. The
two eastern locations are both highly accessible from the Route 202-Route 30 Bypass
interchange and the westerly area is similarly accessible from the Route 30 Bypass-Business
Route 30 interchange just beyond the West Whiteland-East Caln boundary. In either case
access to these areas can be achieved from regional highways without the need to travel
through the center of the township or its residential neighborhoods.
The two main light industrial/business park areas, both along Business Route 30, are wellpositioned in terms of natural and man-made buffers between these uses and residential
areas of the township. To the south lies the Route 30 Bypass and railroad lines and to the
north is Business Route 30 (or, in the case of the East Business Route 30 area, the old Conrail
railroad right-ofway). A series of floodplain corridors further delineates the light
industrial/business park areas and buffers adjacent residential or institutional uses.
The character of these business park/light industrial areas has, to a large extent, already
been set by existing development, but there is still ample room for expansion.
Traditional “heavy” industry – things like large-scale manufacturing and processing of raw
materials – is largely absent from the Township, and economic trends indicate that we are not
likely to its return. In contrast, One characteristic of these areas is the frequent mixing of
traditionalspace for “light” industrial uses – typically including thing like (manufacturing,
assembly, electronics, and warehousing, and the office and administrative functions that go
with them) with low-intensity office uses in one campus-like development – remains in
demand. The demand for warehouse and storage space is especially strong due to the
proliferation of on-line retail and the dispersed hubs they require to meet their delivery
commitments. The flexibility that this potential mixing has for landowners is important in
creating and maintaining a successful complex. For the community it is critical that these
areas be low-intensity developments – it is the Town Center area that offers the potential for
reduced auto-trip generation, by providing transit alternatives to automobile commuting and
a walking precinct for employees to get lunch and do their shopping. These light
industrial/business park campuses out towards the perimeter of the township are mostly
truck-, automobile-, and interchange-oriented – in order to control traffic impacts on the rest
of the community, these areas should be developed at intensities far less than those
appropriate in the Town Center.This category also includes things like data centers and server
farms that did not exist in 1995. Regulations historically required these uses to be separated
from residential areas due to their smoke and noise. The industries we have in the Township
today are not “smokestack” operations, although noise remains a concern for some. More
commonly, we seek to mitigate the impacts of light, traffic, and aesthetics. For these
reasons, these uses are best provided for in locations with convenient access to expressways
and/or rail lines and away from densely developed mixed-use areas where we want to create
an attractive, pedestrian-oriented environment.
General Industrial Uses
More traditional or “heavy” industrial uses may be accommodated along the western side of
the township, between the East Caln Township line and Whitford Road and the active railroad
corridor and the former Conrail line. This area is suitably located with respect to other uses
in the township and is convenient to the Route 30 Bypass-Business Route 30 interchange.
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Commercial Uses
The Plan recognizes the variety of types and intensities of commercial uses in West Whiteland
Township, and seeks to accommodate the broad range of potential market demands for land
while controlling adverse effects on the community. The chief tool of the Plan towards
implementing its policies concerning commercial development is the Town Center concept
already outlined. Over the planning period, most new commercial uses, including offices and
retail, are projected to be developed in the Town Center. Other uses are recommended in
the Town Center in conjunction with commercial activities.
As previously noted, the commercial landscape has changed radically since we adopted the
1995 Plan: less than twenty years after its dramatic expansion, two of the four department
store anchors at Exton Square mall are gone – although due to national trends more than
local conditions. The sub-regional centers like Exton Plaza, Fairfield Place, Festival at
Exton, and the Whiteland Towne Center have fared better, and the mixed-use Main Street at
Exton appears to have assumed the regional landmark status once enjoyed by Exton Square.
The 1995 Plan envisioned the Town Center is proposed as a blend of different uses, with
potential combinations ofaccommodating office-commercial, retail-commercial, higherdensity residential, institutional, hotel, and open space elements. that would allow for the
For West Whiteland Township, an important advantage of the Town Center is the potential
“…internalization of automobile trips, leading to a reduction in overall trip generation…” as
well as preventing Lincoln Hwy. from becoming a relentless strip of unremarkable,
automobile-centric development. Another advantage of the concept is its role in controlling
commercial stripping of township thoroughfares. Through the Town Center approach,
virtually all retail commercial growth is directed to this distinct center or cluster of activity;
in this manner the process of commercial stripping would not gradually overtake the length of
Business Route 30, Route 100 or other routes. Furthermore, the potential exists for the
establishment of a public transit and shuttle bus hub at this location, offering the opportunity
for both township residents and incoming workers to utilize bus or rail transportation and
reduce automobile commuting.Although one may question whether any automobile trips have
been “internalized,” this policy has clearly been successful in supporting a more distinctive
center. For this reason, this Plan continues to promote the Town Center as the preferred
focus for the highest density of development allowed in the Township. We may yet see a
moderation of traffic as more residents move into the Town Center’s new apartment buildings
and take advantage of the growing network of sidewalks and trails, including a new bicyclefriendly connection to Exton train station. And while Exton Square may now be but a shadow
of its former self, its owners have declared their commitment to the site and to its
transformation to something worthy of what is arguably the most important crossroads in
Chester County.
Outside of the Town Center, the only areas designated for commercial activity is to be
accommodated at the Festival at Exton shopping center and in a handful of neighborhood
centers.use are low-intensity office uses in conjunction with business park campuses
(described previously), limited neighborhood-oriented retail nodes at selected locations, the
existing shopping center at the southwest comer of Business Route 30 and Whitford Road
(which may be considered firmly entrenched for the ten-to-twenty year planning horizon),
and the commercial nursery on Whitford Road north of Business Route 30.
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These smaller neighborhood centers are an idea consistent with the Town Center concept.
Local services providing day-to-day needs for tTownship residents should be convenient and,
for people living out towardsin the outer comrners of the tTownship, access to theose
services should not always require a trip into the Town Center. Neighborhood centers should
not be oriented to customers from a wide area, however. Their patronage would contribute
severely to traffic increases in West Whiteland’s residential neighborhoods.
Institutional Uses
As was described in Chapter Two, Section 2, institutional uses are significant for West
Whiteland Township, especially as compared to many suburban communities. The Plan
envisions that these uses will remain significant, in terms of their locations, land area and
uses, through the planning period, but no significant expansion of institutional uses is
foreseen.
The Church Farm School is expected to maintain the school campus on 140 acres on both sides
of Business Route 30 at the eastern end of the township. The northernmost extent of the
school campus would be the inactive railroad right-of-way about one-third to one-half-mile
north of Business Route 30.
The two other major township institutions, the Devereux School on Boot Road east of Route
100, and the Laborers District Council Education and Training Center on East Business Route
30, are expected to maintain their current facilities, with little or no expansion.
As we are the Crossroads of Chester County, it is not surprising that a number of institutions
want to make their home in the Township. While we welcome the schools, libraries, houses
of worship, and government services that comprise this category, they are often non-profit
organizations that are tax exempt. Generally speaking, their contribution to the character of
the Township needs to be balanced against the cost of providing them with public services
and revenue lost by not accommodating a tax-paying entity in their place.
We do not have a designated zoning district for institutional uses, choosing instead to
accommodate them in a variety of appropriate districts through an “institutional overlay”
district. We will maintain this policy going forward. The institutional uses shown on the
Future Land Use map are a combination of lands already in institutional use and of places
where additional such uses may be accommodated. As already noted, institutional uses are
also appropriate in the Town Center.
Fiscal Impacts of the Land Use Plan
At least until quite recently, West Whiteland Township has been widely perceived as having
an ideal tax base, especially when compared to many other suburban municipalities.
Characterized as well-balanced, the combination of a commercial core at the Exton
Crossroads, an industrial “belt” between the main railroad corridor and Business Route 30,
and neighborhoods comprising various residential structural types contributed to a community
that was growing but not becoming overburdened by the effects of growth.
The last six to eight years, however, exhibited an increased pace of retail commercial
growth, especially at the central hub of the township, but also extending out westward along
Business Route 30 and north of Swedesford Road along Route 100. The emphasis on retail
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expansion has put considerable strain not only on the roadway network, but also on
community services, especially policing.
The Land Use Plan tries to restore a better balance of uses in the township generally, and in
the Town Center in particular.
Through an east-west band of the township and at its eastern end an increased emphasis on
business park uses is made. These uses generate good real estate and earned income tax
revenues for the Township, with relatively low municipal servicing demands.
For the Town Center, uses that complement the existing retail commercial concentration,
such as higher-intensity office and residential uses, are recommended. Office uses usually
have more and higher-paying jobs than retail uses, contributing significantly in the form of
earned income tax revenue to the Township, and have lower servicing costs.
The coalescing of retail commercial uses and· higher-intensity office and residential uses in
the Town Center should translate over time into greater efficiencies for local government in
providing services, especially transportation and public safety, rather than a pattern in which
retail commercial and other higher-intensity uses are widely-stripped along major
thoroughfares or dispersed throughout the community.
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CHAPTER THREE: GROWTH MANAGEMENT PLAN
SECTION 3: LAND USE PLAN
The land use plan establishes policy regarding the location and intensity of different land use
types. The Future Land Use Map (Figure 3.3.3) illustrates how these policies are to be
accommodated on the ground. The Pennsylvania Municipalities Planning Code requires that
we plan for the next ten years, but that is a minimum requirement, and we have chosen to
continue our past practice of looking farther. This plan therefore considers how we may
accommodate anticipated growth through the year 2040, including but not limited to
additional residents.
Figure 3.3.1 - Population

West Whiteland
Twp.
Chester County

2010
Census
18,274
498,886

2020
Census
19,632
+ 7.4%
534,413
+ 7.1%

2030
Projection
26,104
+ 33.0%
586,300
+ 9.7%

2040
Projection
26,845
+ 2.8%
620,391
+ 5.8%

2050
Projection
27,477
+ 2.4%
645,673
+ 4.1%

SOURCES: Chester County Planning Commission, Delaware Valley Regional Planning Commission, U.S. Census Bureau.

Our land use plan is based upon policies that were established by the Comprehensive Plan of
1995; updated by the Lincoln Highway and Whitford Road Corridors Plan, which was adopted
as an amendment to the Comprehensive Plan in 2015; and augmented by a study of the Exton
Crossroads area conducted by the Urban Land Institute in October 2020. The 1995 Plan used
figures from the 1990 census, when the Township had a population of 12,403. Even though
that Plan recognized that West Whiteland was poised for significant growth, it projected a
2020 population of only 17,060 – considerably less than the 19,632 residents counted in the
2020 census.
As shown in Figure 3.3.1, the Township grew a bit more rapidly than the County as a whole
between 2010 and 2020, and both outstripped the state growth rate of 2.4% over the same
period: southeastern Pennsylvania continues to be the fastest-growing part of the state. The
projections anticipate very rapid increases in population through the 2020’s, tapering off
during the 2030’s. Once again, we find ourselves in a period of growth and are reminded of
the challenge presented by the need to balance that growth with the desire to preserve the
character of our neighborhoods.
Residential development is only one aspect of growth. Since Europeans first settled here in
the eighteenth century, the area that is now West Whiteland has been the site of economic
activity as well as a corridor for overland travel. This combination of uses assured that the
Township never became a mere “bedroom community” but always featured a mix of land uses
and activities that have resulted in it being the suburban center that it is today. The 1995
Plan anticipated that the Township would soon be “built out;” that is, that the time was
coming when there would be no large areas of land left for development and open and green
spaces would be preserved only if we were intentional about it. That time has now arrived,
yet we continue to grow, and our growth is affected by a variety of factors:
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•

When the 1995 Plan was adopted, the Township’s position as a retail hub seemed
unassailable. Exton Square was the only regional shopping center between King of
Prussia and Lancaster, the Whiteland Towne Center and Fairfield Place sub-regional
centers had just opened, and by 2000 Exton Square had completed a massive
expansion that added three major department stores to what was once a single-anchor
mall. 1995 was also the first year that you could buy books (and only books) from a
company called Amazon using a personal computer connected to something called the
“internet.” It is hard to overstate the impact of Amazon and the e-tailers that
followed as well as of the internet generally upon the retail landscape. Communities
everywhere are now promoting the redevelopment of once-thriving malls and retail
centers, re-thinking how much land is needed for retail uses.

•

The suburbs have long provided a way for people to have well-paying jobs in an urban
setting while enjoying the quieter, greener environment of the countryside. The term
“quality of life” came to be used to describe the balance of convenient access to
jobs, housing, shopping, good public schools, open space, and entertainment desired
by many. West Whiteland residents enjoy a high quality of life, but we must take care
to keep these benefits, lest we be a victim of our own success.

•

Running through the center of the Township, the Chester Valley has long provided a
convenient path for east-west travel by early roads like the Lancaster Turnpike (now
Lincoln Hwy.), important railways that included the “main line” of the Pennsylvania
Railroad, and – more recently – the Exton by-pass and the Chester Valley Trail. This
variety of transit options continues to be a defining characteristic of the Township –
perhaps too much so, as many residents are concerned about the volume of traffic on
our major roads. Much of this traffic neither originates nor ends in the Township, so
Township planning policy is not an effective means of reducing its volume. However,
we can plan to reduce our residents’ reliance upon private cars through traditional
mass transit (i.e., fixed-route busses and trains), new ride-share services like Lyft and
Uber, and bicycle and pedestrian paths that are not just recreational but also provide
access to shops, restaurants, and workplaces. Cars are changing too: electric and
hybrid vehicles are increasingly common, and several manufacturers have announced
dates by which they will cease production of gasoline- and diesel-powered vehicles.
As fast-charging stations replace gas stations, we must consider their infrastructure
needs, even as we celebrate the removal of underground tanks holding thousands of
gallons of petroleum products. Proponents of fully autonomous vehicles have so far
been over-optimistic about the technology, but road vehicles have an increasing
amount of driver assists, and autonomous drones capable of carrying packages and
people through the air are in development. Both have the potential to affect road
design, parking demand, and access considerations.

•

Housing dominates the West Whiteland landscape beyond the Exton Crossroads and
Lincoln Highway Corridor. As one would expect in a suburban community, we have a
lot of single-family detached homes in a variety of sizes and styles; however, even as
far back as 1990, this type of housing accounted for only about 55% of the stock with
townhouses and apartment buildings making up the rest. We expect that there will
always be a market for freestanding homes with spacious yards – especially among
households with school-aged children – but we are witnessing a growing trend toward
townhouse communities and apartment buildings at higher price points. Developers
tell us that there is strong demand for luxurious, well-appointed homes with minimal
maintenance responsibilities for the resident. As the “baby-boomers” (those born
between 1945 and 1964) continue to age and to retire from the work force, we expect
2
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that we will see increasing demand for housing to accommodate age-related needs.
This will not only affect the physical aspects of housing (e.g., smaller homes with less
required maintenance), but regulatory issues, such whether to allow semi-independent
dwellings, or “accessory units,” within single-family homes for use by an aged family
member or a caregiver.
•

In March 2020, the Township experienced the first effects of the COVID-19 pandemic
as most shops, schools, and workplaces shut down for a time. People quickly learned
internet and telephone applications for shopping, education, working, socializing,
entertainment, and general communication. As of this writing, the most severe
restrictions have eased, but we are still living with some of the effects. While we look
forward to more and more in-person interaction, we expect that some of the changes
forced by the shut-downs only accelerated trends already in motion and will be part of
a “new normal,” post-COVID. Many found that they could work from home and be just
as productive as at an office. This suggests that the demand for office space and
business parks may drop still further, even as homes incorporate intentional workfrom-home spaces rather than a perfunctory “home office.” Our outdoor recreational
spaces found new users and increased popularity. More restaurants provided outdoor
dining – in some cases nearly year-round – and restaurants and other retailers offered
home-delivery to a greater extent than they had before. Some retailers adapted
restaurants’ take-out concept to “BOPIS,” or, “By On-line, Pick-up In Store.” If these
adaptations turn out to be permanent, they will affect the demand for recreational
spaces and business offices; retailers and restaurants may need less indoor space for
on-site customers and more outdoor space for delivery services and customers picking
up orders; and mass-market retailers like Target, and Walmart may find that their
stores can be smaller even as they construct ever-larger warehouses to compete with
on-line retailers.

General Description
The 1974 Comprehensive Plan marked out the Exton Crossroads – the intersection of Lincoln
Hwy. and Pottstown Pk. – as the most appropriate place for the densest development in the
Township. As shown on the 1974 Land Use Map (Figure 3.3.2), the Crossroads was to be a
“commercial core” while the Lincoln Hwy. corridor would be for “industrial” use and all the
remaining land for “residential” use: “medium density” surrounding the northern end of the
commercial core and between Burke and Ship Rds. south of it. The 1995 Comprehensive Plan
revised this policy to make the Crossroads a “town center” with a mix of uses, not just a
commercial area. That Plan stated that the Town Center would be “…a mechanism for
accommodating certain types of commercial and residential development expected over the
next ten to twenty years while controlling the impacts of this development on established
residential neighborhoods and on the major open space area in the township.”
The zoning regulations that implemented the Plan – and which are largely still in effect –
promoted this policy by allowing a wide variety of residential and non-residential uses in the
area around the Crossroads and somewhat less dense non-residential development along the
Lincoln Hwy. Corridor – although some residential areas were allowed at the eastern and
western edges of the Township. The parts of the Pottstown Pk. Corridor beyond the Town
Center are flanked by medium-density residential areas, and the remaining outer corners of
the Township are lower density residential areas and open space.
The “Lincoln Highway and Whitford Road Corridors Plan” was a 2015 amendment to the
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Comprehensive Plan that refined earlier policy: it was clear that the demand for office and
light industrial space along the Lincoln Hwy. corridor anticipated in 1995 was not going to
materialize, but there was increasing pressure for higher density residential areas. The 2015
amendment responded to this by retaining the policy of mixed-use development for the
Crossroads and industrial development for the existing business and industrial parks along
Lincoln Hwy. and Whitford Rd. in the western part of the Township, but it added places
where higher density residential areas could be accommodated along Lincoln Hwy. in the
eastern part. While it called for some different uses of land, what remained intact was the
idea that the Crossroads and Lincoln Hwy. corridor were where higher density development
belonged, preserving and supporting the lower density residential areas in the outer corners.
The Township had long promoted sidewalks and recreational trails for both pedestrian and
bicycle use, but the opening of the Chester Valley Trail through the center of the Township
and its nearly instantaneous popularity brought this policy into the forefront. People started
to realize that trails were not only recreational but could be used for travel: you could GO
somewhere on a trail. The Township amended the Comprehensive Plan again in 2019 to
include a Township-wide Bicycle and Pedestrian Plan. Using the Chester Valley Trail as its
foundation, the Township’s plan shows extensions and additions to the sidewalk and trail
networks along with critical connections. While the recreational benefits are clear, the Plan
seeks to enhance the trail network so as to provide an alternative means of transportation
such that residents can travel to work or other attractions without needing a car – an
attractive option when the roads are congested.
By the late 2010’s, retail activity was declining, and several significant residential projects
were constructed in the Crossroads area, continuing the transformation to a mixed-use area
first envisioned in 1995. The Township recognized that this shift in demand and development
type presented a once-in-a-generation opportunity to plan for a renewed Exton Crossroads.
In October 2020, a Technical Assistance Panel convened by the Philadelphia chapter of the
Urban Land Institute (ULI) at the invitation of the Township completed a report called “The
Crossroads: Developing a Unique Town Center Identity.” The conclusions of the Report
supported the long-standing policy of having the Crossroads be the focus of development in
the Township and provided practical recommendations for enhancing the sense of place and
overall ambiance of the area around the Crossroads.
Our population has grown by nearly 60% since the 1995 Plan was adopted; the 1995 Plan also
predated the completion of the Exton By-Pass, the expansion of Exton Square, the creation of
Exton Park, and the technological revolution enabled by the internet and smart phones.
Despite these profound changes, the basic development model for the Township has served us
well and we see no reason to change it: the Exton Crossroads and immediately surrounding
area is our “Town Center” and is best suited to accommodate a mix of uses at the highest
density allowed in the Township; the Lincoln Hwy. corridor will provide for a mix of office,
retail, light industrial, and residential uses at a somewhat lower density; the Pottstown Pk.
corridor provides access to medium-density residential areas; and outer corners will be set
aside for lower-density residential areas as well as the most significant open space and
recreational spaces. The Future Land Use Map (Figure 3.3.3) illustrates this policy in more
detail and is based upon the Land Use Plan from the 1995 Comprehensive Plan as amended by
the 2015 Lincoln Highway and Whitford Road Corridors Plan. Policies for the provision of
space for various uses are little changed since 1995:
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Residential

•

Existing lower-density residential neighborhoods in the outer corners of the Township
will remain generally as is, although compatible residential infill will be permitted.

•

Multi-family (apartment) buildings, single-family attached homes (townhouses and
carriage homes), and smaller-lot single-family detached homes will be accommodated
in and adjacent to the Town Center, along the Lincoln Hwy. and Pottstown Pk.
corridors, and in areas within walking distance of rail stations.

Retail
•

Focused on the Town Center.

•

Limited neighborhood retail areas.

Office
•

Expect demand for new office space will be limited, but maintain and support existing
campus-type office developments along Lincoln Hwy. east and west of the Town
Center, southeast of the U.S. Route 202 interchange, and around the intersection of
Valley Creek Blvd. and Swedesford Rd.

•

Accommodate within Town Center as part of desired mix of uses.

Industrial
•

Support existing industrial areas: heavy industry along Clover Mill Rd. and light industry
along National Rd., the west end of Commerce Dr., and in the Oaklands Corporate
Center.

Open Space
•

Support development of open and recreational spaces available to the public, including
Exton Park and the smaller public parks.

•

Require permanent open, recreational, and green spaces as part of new development
(both residential and non-residential).

•

Prohibit development of environmentally sensitive lands, including but not necessarily
limited to FEMA-designated flood hazard areas, wetlands, and steep slopes.

Please note that Figure 3.3.3 is not intended to be a strict representation of the twenty-year
“build-out” but an illustration of those areas in which particular land uses are supported by
the policies of the Plan.
Exton Crossroads
The Land Use Plan promotes a mix of office, retail, residential, institutional, and open space
uses in each quadrant of the Exton Crossroads area. This provides a clearly-defined, single
location in the Township for the most intensive kinds of uses, configured in such a way as to
increase opportunities for “one-stop” patronage of several kinds of facilities, reduced rates of
auto-trip generation, and increased opportunities for pedestrian circulation. Basic principles
for the Crossroads area are:
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•

Each quadrant provides a mix of retail, office, residential, institutional, and open
space uses, with good physical connections among uses in each quadrant to encourage
a “walking downtown” pedestrian-oriented environment within each quadrant. This
policy was first articulated in the 1995 Comprehensive Plan and was also recommended
by ULI in their 2020 Report.

•

Improve connections among the quadrants. The 1995 Plan promoted a “Town Center
Loop” road connecting the quadrants, with the possibility of shuttle bus service
operating from quadrant to quadrant. With the completion of Waterloo Blvd. and
Commerce Dr., this loop now exists and even includes the possibility of an extension
west of Whitford Rd. to include the new J Creekside and Waterloo Reserve
communities. The 1995 Plan also noted that pedestrian bridges over Pottstown Pk.
would connect the eastern quadrants to those on the west side of this principal arterial
road. While such bridges would be ideal – especially for the Chester Valley Trail
crossing – their cost would be significant, and a handicapped-accessible design could
require more space than is available. Even so, we remain open to this possibility.

•

The 1995 Plan promoted structured parking in the interest of reducing the land area
given over to parking. This remains a valid course of action, particularly if the
structure accommodates other uses, but the increasing prevalence of ride-sharing
services, retailers’ provision of take-out and BOPIS options, and ability to walk or use a
bicycle for shorter trips suggest that the overall demand for parking may be falling.
While sufficient parking must be available to serve residents and business patrons
safely and without undue congestion, creative alternatives to the construction of
extensive surface parking lots are welcome.

•

Improvements to Lincoln Hwy. in the Town Center area to provide character more like
a landscaped boulevard. Improvements may include increased setbacks, underground
electrical utilities, shared driveways and parking lots, revised signage and lighting, and
more landscaping.

By establishing a mixed-use Town Center, the 1995 Plan sought to address land use and traffic
problems caused by the proliferation of auto-dependent retail uses at the Exton Crossroads as
well as along Lincoln Hwy. and northward along Pottstown Pk. towards the boundary with
Uwchlan Township. These were valid points, but a thriving Town Center will not in itself
resolve traffic problems and is likely to generate additional traffic. However, a Town Center
that emphasizes walkability and aesthetic quality is bound to be more visually appealing than
a landscape designed to prioritize automobiles. As in the 1995 Plan, the current Future Land
Use Plan establishes a clear perimeter to the Town Center and promotes the addition of
office, residential, and institutional uses to the existing retail activities in the interest of
providing a balanced land-use mix, reducing the need to use a car for all trips, and creating
an opportunity to improve the character, image, and quality-of-life of the community.
This latter point is a key aspect of the Plan. On the ground, the Township borders aren’t
obvious: the township blends seamlessly into the adjacent municipalities. The center of the
community is not clearly defined either: “Exton Crossroads” is a well-known location in the
region, and the construction of Main Street at Exton has helped provide a clearer sense of
place – particularly with the addition of the Township Building and residential areas - but
other nearby community facilities (the post office and the library, for example) are isolated,
never coming together to produce a coherent center of the community. The Future Land Use
Plan proposes that the existing uses found in each of the quadrants at the Exton Crossroads be
augmented with new elements to make a place that acts as a magnet for Township residents
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and visitors alike, while providing a recognizable emblem of the Township to the world
beyond.
The Future Land Use Plan addresses land uses at a general level. The 1995 Plan noted that
their recommendations for the Town Center required a more detailed examination of the
circumstances and potentials of the Crossroads area and called for the preparation of a morefocused Town Center Plan. The 2020 ULI Report was the first step in creating such a plan and
was able to assess the impact of the many changes to the Crossroads area since 1995. That
Report also generate a number of recommendations that need to be addressed as we move
toward the creation of a vibrant, welcoming Town Center.
Beyond the Town Center
The Future Land Use Plan accommodates less intense land uses outside the Town Center, with
an emphasis on conservation of environmentally sensitive areas, selective infill of residential
neighborhoods, low- and medium-density housing, and low-intensity business park and light
industrial uses.
Conservation of environmentally sensitive areas includes the protection floodplains (or “flood
hazard areas”), wetlands, steep slopes areas, and woodlands. The Future Land Use Plan
shows how the web of FEMA-designated flood hazard areas can provide the backbone of a
permanent open space network extending throughout the community, connecting parklands,
environmental features, utility and transportation corridors, and a golf course. The 1995 Plan
was understandably concerned that the growing population continue to have access to open
space areas. This concern was addressed in a significant way with the acquisition by the
Township and Chester County of approximately 700 acres of land from the Church Farm
School, creating what is now Exton Park. Smaller Township parks like Boot Road Park, Catov
Park, and Roscioli Park now provide recreational and open space areas in other parts of the
Township. In combination with privately owned areas of permanent open space – as are
required for most residential developments – the Township is now in the enviable position of
having fully 20% of its area in protected open space.
Residential Uses
The Future Land Use map classifies residential areas according to gross density limits rather
than by specific housing types to increase flexibility in responding to natural site conditions,
recreational needs, and market demands for a range of housing types and site sizes
Residential infill describes the sensitive integration of new dwellings into the Township’s
existing fabric, including the addition of compatible residential development on vacant
and undeveloped parcels in existing neighborhoods.
In general, low-density development is shown for most of the residential areas, reflecting
the existing character of these areas and indicating Township support for these
neighborhoods into the future. The Town Center area, on the other hand, where retail
services, transit, community facilities, and jobs are all potentially within walking
distance from residences, is designated as the most appropriate location in the township
for higher residential densities. Medium density residential uses, which we expect will
be townhouses and single-family homes on smaller lots, are closer to the Town Center
and to major roads than the low-density areas.
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Industrial Uses and Business Parks
The areas shown for these uses on the Future Land Use map are essentially those that have
been in such use for some time: the Lincoln Hwy. corridor between Ship Road and the Church
Farm School as well as the area west of the Town Center to the East Caln Township line, and
in the vicinity of the U.S. Route 202 expressway.
Traditional “heavy” industry – things like large-scale manufacturing and processing of raw
materials – is largely absent from the Township, and economic trends indicate that we are not
likely to its return. In contrast, space for “light” industrial uses – typically including thing like
assembly, electronics, warehousing, and the office and administrative functions that go with
them – remains in demand. The demand for warehouse and storage space is especially strong
due to the proliferation of on-line retail and the dispersed hubs they require to meet their
delivery commitments. This category also includes things like data centers and server farms
that did not exist in 1995. Regulations historically required these uses to be separated from
residential areas due to their smoke and noise. The industries we have in the Township today
are not “smokestack” operations, although noise remains a concern for some. More
commonly, we seek to mitigate the impacts of light, traffic, and aesthetics. For these
reasons, these uses are best provided for in locations with convenient access to expressways
and/or rail lines and away from densely developed mixed-use areas where we want to create
an attractive, pedestrian-oriented environment.
Commercial Uses
As previously noted, the commercial landscape has changed radically since we adopted the
1995 Plan: less than twenty years after its dramatic expansion, two of the four department
store anchors at Exton Square mall are gone – although due to national trends more than
local conditions. The sub-regional centers like Exton Plaza, Fairfield Place, Festival at
Exton, and the Whiteland Towne Center have fared better, and the mixed-use Main Street at
Exton appears to have assumed the regional landmark status once enjoyed by Exton Square.
The 1995 Plan envisioned the Town Center as a blend of different uses, accommodating
office-commercial, retail-commercial, high-density residential, institutional, hotel, and open
space elements that would allow for the“…internalization of automobile trips, leading to a
reduction in overall trip generation…” as well as preventing Lincoln Hwy. from becoming a
relentless strip of unremarkable, automobile-centric development. Although one may
question whether any automobile trips have been “internalized,” this policy has clearly been
successful in supporting a more distinctive center. For this reason, this Plan continues to
promote the Town Center as the preferred focus for the highest density of development
allowed in the Township. We may yet see a moderation of traffic as more residents move
into the Town Center’s new apartment buildings and take advantage of the growing network
of sidewalks and trails, including a new bicycle-friendly connection to Exton train station.
And while Exton Square may now be but a shadow of its former self, its owners have declared
their commitment to the site and to its transformation to something worthy of what is
arguably the most important crossroads in Chester County.
Outside of the Town Center, commercial activity is to be accommodated at the Festival at
Exton shopping center and in a handful of neighborhood centers.

8

DRAFT: January 4, 2022

These smaller centers are consistent with the Town Center concept. Local services providing
day-to-day needs for Township residents should be convenient and, for people living in the
outer corners of the Township, access to those services should not always require a trip to the
Town Center.
Institutional Uses
As we are the Crossroads of Chester County, it is not surprising that a number of institutions
want to make their home in the Township. While we welcome the schools, libraries, houses
of worship, and government services that comprise this category, they are often non-profit
organizations that are tax exempt. Generally speaking, their contribution to the character of
the Township needs to be balanced against the cost of providing them with public services
and revenue lost by not accommodating a tax-paying entity in their place.
We do not have a designated zoning district for institutional uses, choosing instead to
accommodate them in a variety of appropriate districts through an “institutional overlay”
district. We will maintain this policy going forward. The institutional uses shown on the
Future Land Use map are a combination of lands already in institutional use and of places
where additional such uses may be accommodated. As already noted, institutional uses are
also appropriate in the Town Center.

9

DRAFT: January 4, 2022

Whiteland Hunt RD

Hil
l

ill
RD

DR

RD

S un n y

Holly LA

wn

sto

NP
ott

CT

Exton LA

Miller WY

WY

ic
h
R

Jacobs CT

E Swedesford

Sq uare P
W
Broo
k

D

Hea her R
t

WY

c u st

V alley Creek BL

BL

Se
r

Du

A
rL

WY
no

n
tR
es
lcr
Hil

D

Ca

Country LA

i xvi
o en

US 202

Roswell LA
a ll i on LA

ll C
ry CT

St

Cedarwood AV

nterbury
D

t e D R Wy n t r e B

yvi ew LA
Holl

o
Ph

R

ro
ok
e

i
en

i
xv

lle

US 202

A

Old Phoenixville PK

Elmwood AV

PK

Lewis LA

N Tu l ip D

DR

kR
D

Dun s

Clearbro
o

at e

DR

V

WEST GOSHEN TOWNSHIP

tr ee L
ee n

DR

as

D

0.375

Queen DR

ol

Au t
x CI

K

be

Short LA

PK

Pott
stow
n

Erin D
R

o
t

AV

eu

Fu

n DR
Darlin
gto

TC

RD

A

R

mit
D

S um
R
D
ip
Sh

S

DR
er

Co
n if

ay

do

Beld
en

Hendricks AV

Tabas LA

New ST

Namar AV

i

RD

Burke

DR

A
ry L

Gr o
ve R
D

CI

l l is

W
yc
klo
w

lan
d

y PL

0

R

Kirk

oR
D

Y

tL
A

Marg a

LA

B rittan

Gypsie L
A

±

Y
W

Ru
n

ban
kW

an

w

ee

Gr

r
ve
De

Woodmi n

DR

Ho
llo

PK

iar RD
Sweet Br

S us s e x R D

EB
oo
tR

0

Waterwillow
RD

wn

u mn W

10

A

od

King RD

m

Sheffield LA

L
Liam

y TC

ne DR
i na

Mem
o

WY

A

te
hi
W

r DR

R

Gar

Cypress LA

ie
Kat

R
hD

o

Or

Hunter LA

PA

cpherson DR

dit
Mere

Carriage Walk DR

ods L

RD

yn

White
wo

Ve r

Thicket CT

DR

T Transportation

Isaac W
Y

LA

Pineridge R D

CT
n
ma

OSR Open Space & Recreation

DR

ip

lw

R

sw
er

Co

E

D
an

tt
Bi

R

Rolling
DR

S P ullm

A

Sorber DR

Ma

CT

h
Ec

Grubbs Mill RD

g

L

Michael L A

Dou g las D
Deer
LA

nt
Hu
ub
EC

ull
NP

Gle n

o DR

rn DR
Southe

Scott D

McGrego

T

Y

n AV

t AV

a
Bowm

l AV

in
Palom

a
Cardin

on
Belm

LA

Weedo n

T
tC

Station PL

t

St
irl
in

an
g CT Dur

W

nL

in

LA

Sh

Stewart DR

se

Luth er

TCMU Town Center Mixed Use

dba nk W
E W oo

W

LA

RD

Belmont AV

el
mu
Sa

i ole DR

S un

C

A
Retford

Brookhill RD

Huntingto n CT

Old P o
tts
t

Spring LA

Sonnet LA

Be a
u

ie L

dy

INS Institutional

Y

Pr
a ir

Q h
r S ac
to Co

DR

H ill CT

ad
Re

RD

Whiteland DR

nd

Beam DR

Morgan CI

T
an
E Ca
rd g

er

ela
Brandywine RD

ot RD

Constitution

Ch e ssie C T

e CI

W Bo

As

vic

L

D
eR

US 30 BP

W ells TC

vid
W Be l

Ravine RD

E Bal a TC

C

C ha p el
DR

im

re T

lvidere CI

e

LA

Michele
DR

Est

Flints h i

Grove AV

DR

Be

sD
R

C o c ke r h
am

St
o
Ha urb
r
m
ps idg
hi e C
re
CT T

A
id

A

le P

E

W

Lynetree DR

Q

Polo RN

Tall Pine

Ha r
tf

P endula CT

ln H

oo

S n wberry W Y
o

DR

Turnh ill C T

s BL

Kirkla
nd A

T
rC

inco

nw

Whiteland Wood

M ount ain View

EAST WHITELAND TOWNSHIP

tree DR
Fri nge

ne C
T

Lisa DR

rbell C
T

Br

C op

EAST BRADFORD TOWNSHIP

B ir c h wood DR

dS
or

Oak LA

Y

nL
kma
ac
Sp

Gro ve n o

r ey Pi

EL

Walk
ertow
n RD

yn e
RD
go

Bu r

W

To
r

IBP Industrial & Business Park

l

n

OCR Office Commercial Retail

D

US 30 BP

PA 100

Lenno

Sylvania R

Spring d a

Sil
ve

a dow L A

AV

Nationa
l RD

L

Bartlett AV

US 30

Ove
rloo
k

S Pottstown PK
Crest AV

Main ST

RD

Ab er deen

ill
E Clover M

US
Ne 30
w M BP
ill L
A

Falkirk PL

LA

Indian Run ST

ar ry

e DR

NC Neighborhood Commercial

Walsh AV

B
Lake
Iron
CT
isle
Car l

S Whitford RD

Clover Mill RD

Qu

Me

merce DR

Laurel LA

Briar RD

Co m

Dogwoo
d DR

D

LA

Thom

as J o

Win
ding

OR Office Residential

RD

R

v ie w

HDR High Density Residential

RD

rm LA

E xton

MDR Medium Density Residential

Church
Fa

W

nes W
Y

Crea
mery
WY

I
rs C

LDR Low Density Residential

en
Va
lle
y

coln
H

Lakesid

Jeffe

Future Land Use

RD

Gr e

ds B
L
Oakla
n

BL

ers
tone

W Li n
ng W
Y

Corn

James Ha
nce
CT

alley

LA

PK

E Oak LA

W Oak LA

DR
Fairview

Bentley CT

ise
BL

Waterloo BL

John You

Map Features

D

l le P

ne
rD
R

Con
LA

N Whitfo
rd RD

Jennifer

Tapestry CI
T

gC

Woo
dled

Wil low

DR
se
cha

ards

n
tto

ge L

A

Newport PL

Fa

Bu

Sunr

CT

Arrand
ale BL

Coeway LA

Hillside DR

EAST CALN TOWNSHIP

DR

Ho riz on

eepl e

eR

D

St

Gr
ou
s

R
hip

Roset r

n DR

DR

Environmentally Constrained Lands
Ol d V

LA

o
ert

Ne
ils

DR

NS

R

A th

i ew

B o w en D R

ble
Trim

n w o od D

and
V

CT

Linde

D ownin

Gr

l

Rockland DR

Ap
ple

W Swedesford RD

L ee P L

Bond CT

Lan ders C T

R

Huffman DR

WEST WHITELAND TOWNSHIP
CHESTER COUNTY, PENNSYLVANIA

R

Jones CT

LA

D

DR

Tulio D

RD

ee

w ood

ce

un

hi l l

DR

Sp

ru

nd DR

a y LA

Orchard CI

A

Sa
xo
n y DR

ir w

xR
Fo

yL

I
eC
r uc
Sp

t la
She

W

Burg u n d

I
nC
ee
Gr

l CI
Bristo

r DR
wte
Pe

Shoen RD

Co

DR

felt

Firethorne CI

N Cote CI

t ho
n ys

Whitelan d Hil
ls C
I

Ph

t ch H

Y

Wa

LA

Weston W

e

Valley Hill RD

RD

Ni

ch

Amstel

WY

S Tulip DR

CI

Ri
dg

Line

Lo

l ebrook

g

H

lley Vie w

RN

Co

F ar

il l

ing

on DR
S Balderst

Va

sh i p

An

K

Lo
n

Qua
il

sH
W

A

d

Tow
n

Whitford Hills RD

DRAFT
Future Land Use Map

Church
Farm

sL

Ol

CHARLESTOWN TOWNSHIP

ath

R

D

He

E dgewoo d

D

d

d DR

R

t An n e

la
n

Howell CT

el

tfi

O

ak

Balderston DR

We s

Sain

Thomas RD

UWCHLAN TOWNSHIP

Longwood DR

DR

er

Eastwo o d

EAST GOSHEN TOWNSHIP

Prepared by: West Whiteland Township, 2022
Data Source: Chester County DCIS , 2022

Miles
0.75

